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Hampton Roads / Virginia Beach = 453 

Outer Banks, NC = 482

Chesapeake Bay (Baltimore, MD) = 432

Lake Erie (Cleveland, OH) = 471

Amish Country / Lancaster, PA = 488

East Ridge

Kingsport



Kingsport is…

in Tennessee’s 
5th Largest Metro

Nashville-Murfreesboro-Franklin, TN 1,550,733

Memphis, TN-MS-AR 1,285,732

Knoxville, TN 691,152

Chattanooga, TN-GA 518,441

Kingsport-Bristol, TN-VA 304,689

Clarksville, TN-KY 261,220

Johnson City, TN 195,849

Morristown, TN 135,914

Jackson, TN 112,685

Cleveland, TN 112,143

Cookeville, TN 102,982

Sevierville-Pigeon Forge-Gatlinburg, TN 84,835

Census Bureau, Metropolitan Statistical Area: July 1, 2008



Kingsport is…

a proud part of 
America’s

Mountain South

Knoxville, TN 691,152

Greenville, SC 624,715

Chattanooga, TN-GA 518,441

Asheville, NC 408,436

Kingsport-Bristol, TN-VA 304,689

Charleston, WV 303,944

Roanoke, VA 298,108

Huntington, WV 284,234

Spartanburg, SC 280,738

Johnson City, TN 195,849

Charlottesville, VA 194,391

Anderson (Clemson) , SC 182,285

Blacksburg (Virginia Tech) 158,328

Census Bureau, Metropolitan Statistical Area: July 1, 2008



Kingsport's settlement pre-dates the State of Tennessee by 35 years!

1761 British Fort Robinson built in present Kingsport (later taken 

over by U.S. and renamed Fort Patrick Henry)

1775 Land grant awarded to first King’s Port settler

1775-1783  Revolutionary War

1779 Sullivan County, NC (later TN) formally established

1784-1789 The Lost State of Franklin

1796 Tennessee statehood from North Carolina

1822 "Old" Kingsport incorporated

1861-1865 American Civil War         

1914 World War I 

1917 "New" Kingsport incorporated (100 years later)

1941 World War II (Kingsport – Oak Ridge)

2010 249 years after original settlement

Quick Facts





The 1999 Economic Summit
Economy in Transition

► “Last one out, turn out the lights”

► Major manufacturing closures/lay-offs

► Eastman spin-off from Kodak

► Major changes in elected officials

► Major changes in leadership

► A new day, a new plan

► “Rustbelt” city

► Call to action

Kingsport Manufacturing 
Jobs 1990-2010

MeadowView 
Convention 
Center built



Non-traditional economic development initiatives: 

•Higher Education (Educate & Grow)

•Recruit people (educated with income)
•Retail amenities
•Accessibility (airport)
•Quality of life amenities
•Commitment to education

•Small business & entrepreneurs

•Public arts, sculpture, music, cultural amenities

•Leisure/hospitality/sports tourism

•Redevelopment (inc. downtown)

The 1999 Economic Summit

Initiatives

Broad Street Redevelopment 
Concept Plan 2001





Why Kingsport?
USA Today (Sept 2007): 

“1 in 8 workers leave by 6 a.m.”

► My commute to Downtown is a grand total of 10 minutes
► I can be at my son or daughter’s school in 6 minutes
► I can be at 2 different hospitals in less than 6 minutes
► I can be riding a bike on an 8-mile greenbelt in 5 minutes
► I can be in a 3500 nature preserve in a mountaintop park 

in 19 minutes
► I can be walking around a lakefront park in 12 minutes
► I can be at the airport (& park at the front door) in 20 

minutes
► I can be at 100 different national retailers in under 6 

minutes!!



For the same quality of life provided by $50,000 in Kingsport, 
you’d need:

$94,636

$93,800

$81,791

$80,434

$77,283

$76,234

$74,896

$73,522

$72,839

$72,469

$72,148

$71,548

$71,396

$71,359

$69,367

$67,705

$45,000 $50,000 $55,000 $60,000 $65,000 $70,000 $75,000 $80,000 $85,000 $90,000 $95,000

San Francisco, CA

Washington, DC

Hilton Head, SC

New York, NY

San Jose, CA

Los Angeles, CA

San Diego, CA

Annapolis, MD

Fullerton, CA

Miami, FL

Brentwood, TN

Myrtle Beach, SC

Franklin, TN

Atlanta, GA

Sacramento, CA

Sarasota, FL

Charleston, SC

Raleigh, NC

Germantown, TN

Albany, NY

Charlottesville, VA

Collierville, TN

Fresno, CA

Bakersfield, CA

Asheville, NC



Why Kingsport?
Total City & County property taxes on a $200,000 home = $2,035 per year

For a family of 4....
► No solid waste, garbage, trash or recycling fees
► No special school tax
► No special district tax (fire, parks, etc.)
► No wheel tax in Sullivan County
► No state income tax on salaries/wages
► No personal property tax
► No vehicle inspection fees
► No annual vehicle taxes of any kind
► Water/Sewer = $50 per month
► Electricity = $102 per month
► Natural Gas = $73 per month
► Digital Cable = $90 per month
► High speed internet = $25/month
► Internationally accredited police and fire departments



There is a place…

Where the hottest summer days are like New England, but the annual snowfall 
is 34 inches less

Where the annual high/low temperatures are like the California Wine Country 
and San Francisco (without the faultline)

Where the average winter days are like the Sunbelt cities of Atlanta, Charlotte, 
or Nashville, but the summers have 35 fewer days of sweltering above-90-
degree heat

Where the #of days >90 degrees are half that of the Colorado Rockies at 
Denver (and the winters have 45 fewer inches of snowfall)

Where lush green vegetation is naturally maintained by rainfall amounts 
comparable to the Pacific Northwest cities of Seattle and Portland

Where nature’s beauty unfolds in four balanced seasons
Where the natural watershed scored a perfect 100 out of 100
That’s equidistant from every major metropolitan market in the eastern United 

States
Oh, and did I mention it is consistently one of the most affordable places to 

live
Mix in some of the nicest, most accommodating people in the world…
And you have Kingsport, Tennessee



What about the business climate?
Forbes Magazine: Lowest Cost of Doing Business

April 14, 2010

Major Metros ranked by lowest cost of doing business*:

1. Shreveport, LA
2. Hickory, NC
3. Fort Smith, AR
4. Kingsport, TN
5. Greensboro, NC
10. Asheville, NC
12. Clarksville, TN
16. Chattanooga, TN
18. Winston-Salem, NC
22. Raleigh, NC
27. Knoxville, TN
50. Nashville, TN
61. Roanoke, VA 
99. Atlanta, GA
123. Richmond, VA
125. Charleston, SC
195. Washington, DC-Northern VA



Atlanta
Charlotte
Chicago
Detroit
Orlando
Memphis

St. Pete/Clearwater

Q: How far must I drive to a commercial airport?
A: 20 minutes



4-Year Results
1,842 families from 49 states 

moved to Kingsport

Top Donor States

1. Virginia

2. Florida

3. North Carolina

4. Kentucky

5. Georgia

6. South Carolina

7. Texas

8. California

9. Ohio

10. New York



Retail sales taxes generated by 
newcomers

► 787 net new residential water connections (July 1, 2006 – June 30, 2009)

► Census average = 2.3 persons per household

► 787 x 2.3 = 1,810 new residents (with City water/Sullivan County/Kingsport zip code)

► 69.75% located inside City limits

► 69.75% x 1,810 = 1,262 estimated new city residents

► $10,382 retail sales per capita (TN, U.S. Census 2002)

► $10,382 x 1,810 = $13,107,015 in new retail sales

► Local sales tax = 2.5%

► 2.5% x $13,107,015 = $327,675 sales tax revenue 
per year (divided between City and Schools)



Kingsport is…
$8.2 billion of retail potential
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http://images.google.com/imgres?imgurl=http://www.unimindss.com/images/Kohls_logo.JPG&imgrefurl=http://www.unimindss.com/Company.html&h=34&w=180&sz=3&hl=en&start=5&um=1&usg=__YGCIOchrrNrJN5mfGQrjoOyO_ws=&tbnid=z2llBV2C1zsh1M:&tbnh=19&tbnw=101&prev=/images?q=kohls+logo&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
http://images.google.com/imgres?imgurl=http://renconstruction.us/Imges/Lowes%20Logo.jpg&imgrefurl=http://renconstruction.us/Where%20We%20Bye.htm&h=195&w=423&sz=15&hl=en&start=4&um=1&usg=__EmikxSsFVA82Id227p6PCZc5XAM=&tbnid=KAbu3VaiNM6ltM:&tbnh=58&tbnw=126&prev=/images?q=lowes+logo&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR&sa=N
http://www.stirfrycafe.com/index.html


East Stone Commons
(Redevelopment of a 1970’s enclosed mall)

AT & T

Batteries Plus

Bear N Friends Toys

Buffalo Wild Wings 

Chili's Bar & Grill

Fazoli's

Hobby Lobby

Marble Slab Creamery

McAlisters Deli

Olive Garden

Office Depot

Petsmart

Pier 1 Imports

Rack Room Shoes

Ritz Camera

Ross Dress for Less

Sally Beauty Supply

Salsarita's Fresh Cantina

Smart Cuts

TJ Maxx

Tomy Thai

► 270,000 sf

► $22m = taxable investment (Assessor)

► $2.8m = incentive / 10 years

► $216k = new city property tax (annual) 

► $242k = new county property tax (annual)

► $500k = new city sales tax (annual)

► $416k = schools sales tax (annual)



Kingsport Pavilion
(Redevelopment of a former truck terminal)

Target

Kohl's
Best Buy

Books-A-Million
Dick's Sporting Goods

Dress Barn         
GameStop

Lane Bryant
LifeWay
Maurices
Michaels
Old Navy

Shoe Carnival
Ulta

Zaxby’s

► 450,000 sf

► $46m = taxable investment (Assessor)

► $2.5m = incentive / 5 years

► $386k = new city property tax (annual) 

► $432k = new county property tax (annual)

► $932k = new city sales tax (annual)

► $763k = schools sales tax (annual)



Kingsport Town Center
a $45 million mall transformation

http://images.google.com/imgres?imgurl=http://www.warrantyweek.com/images/jcpenney.gif&imgrefurl=http://www.warrantyweek.com/30ratings.html&h=150&w=150&sz=3&hl=en&start=7&sig2=0YXmoQxVuXMOUHgf160ebw&um=1&tbnid=fR-e8Gf0LH-pZM:&tbnh=96&tbnw=96&ei=_wv3RtHyB42WiQGti_n9Cw&prev=/images?q=jcpenney&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR&sa=N
http://images.google.com/imgres?imgurl=http://www.brideshouse.com/images/belk.gif&imgrefurl=http://www.brideshouse.com/network.htm&h=145&w=305&sz=8&hl=en&start=5&sig2=zta6tJvOw0lGZwl7laY9EQ&um=1&tbnid=JrPVcc_6oC2dFM:&tbnh=55&tbnw=116&ei=JQz3RpjbD8W4igGQp4GTDA&prev=/images?q=belk&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR&sa=N
http://images.google.com/imgres?imgurl=https://www.thankyounetwork.com/images/rewards/detail/Sears04_arc%20L%204c_Apr2005.jpg&imgrefurl=https://www.thankyounetwork.com/rewardsDetailList.jspx?inventoryId=11499&h=260&w=260&sz=16&hl=en&start=2&sig2=dq5k4eMhKXF_IiKnUWv1HQ&um=1&tbnid=uGjwBxX2zdeRTM:&tbnh=112&tbnw=112&ei=QQz3RsHzGI7EiQHuzviGDA&prev=/images?q=sears&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
http://images.google.com/imgres?imgurl=http://image1.mapmuse.com/images/all/logo_AMERICAN_EAGLE.gif&imgrefurl=http://find.mapmuse.com/brand/american_eagle&h=140&w=220&sz=3&hl=en&start=2&sig2=eiW2YkTX7LxKLRXGSHc3xQ&um=1&tbnid=MpImFr9hlkk8rM:&tbnh=68&tbnw=107&ei=eAz3RqTDLaPeiQGf47SMDA&prev=/images?q=american+eagle+outfitters&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
http://images.google.com/imgres?imgurl=http://logotypes.designer.am/t/aeropostale.png&imgrefurl=http://logotypes.designer.am/srch/search.php?way=detailed&id=12639&r=t&a=a&pg=7&h=200&w=200&sz=2&hl=en&start=1&sig2=3_GULYa5rD-3qU8wIfl_CQ&um=1&tbnid=CNIqXVD-TBg_aM:&tbnh=104&tbnw=104&ei=lwz3RtqmBoKQjgHM8ZivDA&prev=/images?q=aeropostale&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
http://images.google.com/imgres?imgurl=http://images.giftcertificates.com/merchant_media/merchant_logos/6.gif&imgrefurl=http://www.giftcertificates.com/merchant/prod.cfm?merchant_id=6&h=170&w=170&sz=9&hl=en&start=4&sig2=imY4scjnJEKscpexfmtWvA&um=1&tbnid=YDnskL_uqlCYFM:&tbnh=99&tbnw=99&ei=Tg33RoOxDoLWiQHw0ZWKDA&prev=/images?q=bath+and+body+works&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
http://www.victoriassecret.com/
http://images.google.com/imgres?imgurl=http://www.simon.com/mall/images/tenants/20518_tlogo_HibbettSports.jpg&imgrefurl=http://www.simon.com/mall/tenant_details.aspx?ID=131&TID=20518&h=40&w=268&sz=5&hl=en&start=15&um=1&tbnid=A2IstM-AkvNzpM:&tbnh=17&tbnw=113&prev=/images?q=hibbett+sports&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-Address&rlz=1I7GGLR&sa=N
http://images.google.com/imgres?imgurl=http://www.electronics.dit.ie/staff/dclarke/Student%20Web%20Pages/Daniel%20Seavers/gme-l.gif&imgrefurl=http://www.electronics.dit.ie/staff/dclarke/Student%20Web%20Pages/Daniel%20Seavers/gamestop.htm&h=158&w=234&sz=5&hl=en&start=4&um=1&tbnid=Bd8HLn_3xUm5TM:&tbnh=74&tbnw=109&prev=/images?q=gamestop&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-Address&rlz=1I7GGLR&sa=N
http://images.google.com/imgres?imgurl=http://www.tri-artisan.com/image/Claires.jpg&imgrefurl=http://www.tri-artisan.com/tri_portfolio.html&h=320&w=480&sz=10&hl=en&start=3&um=1&tbnid=m73fcHAjrUSYqM:&tbnh=86&tbnw=129&prev=/images?q=claire%27s&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-Address&rlz=1I7GGLR
http://images.google.com/imgres?imgurl=http://www.simon.com/mall/images/tenants/1114bt_ChristopherBanks.jpg&imgrefurl=http://www.simon.com/mall/shop_detail.aspx?tid=1114&h=64&w=150&sz=8&hl=en&start=12&um=1&tbnid=QNtWcw8Fw_LbXM:&tbnh=41&tbnw=96&prev=/images?q=christopher+banks&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-Address&rlz=1I7GGLR
http://images.google.com/imgres?imgurl=http://www.simon.com/mall/images/tenants/51979_CJBanks.jpg&imgrefurl=http://www.simon.com/mall/tenant_details.aspx?ID=135&TID=51979&h=76&w=150&sz=7&hl=en&start=10&um=1&tbnid=a7EzuzoNaHYLcM:&tbnh=49&tbnw=96&prev=/images?q=cj+banks&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-Address&rlz=1I7GGLR
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Kingsport is… 
Marriott’s award-winning mountain resort

$28 million expansion now underway!

6 minutes from Downtown

Cattails 
Golf

$88,321,240 in spin-off 
private taxable 

investments

(1998-2009 Sullivan Co Public Tax Records)

The 1 year increase from 2008-2009 ($22,576,400) was greater 
than the total property value in 1998 ($22,496,860)



Downtown 
Kingsport 
Renaissance

$37,666,900  in private taxable 
investment (1998-2009), a 
70% increase in 11 years

Excluding churches, hospital, 
higher education

http://dtkptsquare.files.wordpress.com/2007/02/kaffe-blue-3.JPG


Downtown Façade 
& Redevelopment Grants

Economic Development Board

$135,000 Façade Fund

<$5,000 average per grant

2 years, 28 recipients

$100,000 Demolition/Environmental

$14,000 average

$20,000 max

8 months, 6 recipients

Just added $150,000 

http://www.facebook.com/photo.php?op=1&view=all&subj=47716714849&aid=-1&pid=39991844&id=9400336&oid=47716714849




Downtown 
Kingsport

Restaurants

Microbrews

Live music 
venues



State Theatre

1939
2009

http://www.kingsportstatetheater.org/content//images/stories/photos/state-gone_wind.jpg
http://spotted.timesnews.net/photos/index.php?id=18973&size=large


BANQ Downtown Kingsport
Repurposing an early 
20th century bank, now 
“banq”uet facility and 
professional offices

http://www.facebook.com/photo.php?op=1&view=all&subj=45371839316&aid=-1&pid=40153235&id=9400336&oid=45371839316


Events in 
Downtown 
Kingsport

“Everybody’s 
neighborhood”

http://spotted.timesnews.net/photos/index.php?id=22413&size=large
http://spotted.timesnews.net/photos/index.php?id=16925&size=large
http://spotted.timesnews.net/photos/index.php?id=23726&size=large
http://spotted.timesnews.net/photos/index.php?id=23692&size=large
http://spotted.timesnews.net/photos/index.php?id=4105&size=large
http://spotted.timesnews.net/photos/index.php?id=22389&size=large


Tennessee

Higher Ed = Hired



2 years free tuition to H.S. 
graduates

Childcare

Public Transit

$17 million local capital funding

2,100 students

2002 – Applied Technology

2008 – Health Professions

2009 – Higher Education

2009 – Advanced Manufacturing

Future – Automotive Tech

First LEED certified, publicly funded green 
higher education building in Tennessee

Higher 
Education Initiative





September 15, 2009



Results:

from Rustbelt

to Renaissance



 You have to measure what you want to improve

 Use measures to learn, not punish

 Data don’t improve processes, people do

 Data documents, the heart motivates

 Everything that can be counted does not 
necessarily count.

 Everything that counts cannot necessarily  be 
counted.

 The definition of insanity is keep doing what you 
have been doing and expecting a different 
result. – Albert Einstein

Thoughts on measures



Results

► 2007 – Record year for new investment ($164.48 million)

► 2008 – a record year for new investment (2nd year in a row) $180.9 
million

► Eastman’s $1.3 billion “Project Reinvest”

► Holston Valley Medical Center $100mm “Project Platinum” 

► Holston Medical Group’s new 6-story building ($40mm) 

► #1 Walking City by Walk! Magazine

► Dobyns-Bennett High School named Top 4% by Newsweek (x5)

► 2009 – new elementary school opens – first in nearly 60 years! 

► MeadowView won “best in class” in 4 categories from North American 
Lodging Association

► Materials agreement stimulates creation of 600+ residential lots



Unemployment (U.S., State, 
Metro & County Data)* 2005 2010 Change 2005-2010

Kingsport City 11.5% 11.8% 0.3%

Bristol (TN) City 6.6% 9.6% 3.0%

Oak Ridge City 5.9% 9.1% 3.2%

Johnson City 5.9% 9.5% 3.6%

Sullivan County 6.5% 10.3% 3.8%

Washington County 5.9% 9.8% 3.9%

Kingsport-Bristol MSA 6.4% 10.4% 4.0%

Tri-Cities CSA 6.4% 10.5% 4.1%

Johnson City MSA 6.4% 10.7% 4.3%

Hawkins County 7.6% 12.2% 4.6%

Carter County 7.0% 11.6% 4.6%

U.S. 5.7% 10.6% 4.9%

Tennessee 6.6% 11.5% 4.9%

Morristown City 8.8% 14.0% 5.2%

Greene County 9.5% 16.6% 7.1%



How do we compare to the rest of Tennessee?



Employment in 
Kingsport, TN-VA 

MSA

January 1990 % of All Jobs July 2009 % of All Jobs
Change   

(Jan 1990-
July 2009)

Trade, Transportation and Utilities 22,900 21.60% 24,400 20.82% 1,500

Manufacturing 36,300 34.25% 21,200 18.09% -15,100

Education and Health Services 10,000 9.43% 18,600 15.87% 8,600

Government 12,600 11.89% 14,500 12.37% 1,900

Leisure and Hospitality 6,500 6.13% 12,500 10.67% 6,000

Professional and Business Services 6,200 5.85% 8,200 7.00% 2,000

Mining, Logging, Construction 3,100 2.92% 7,300 6.23% 4,200

Financial 3,100 2.92% 4,200 3.58% 1,100

Other Services 3,400 3.21% 3,900 3.33% 500

Information 1,900 1.79% 2,400 2.05% 500

TOTAL 106,000 100.00% 117,200 100.00% 11,200 <= Net New Jobs

Source: http://www.bls.gov/eag/eag.tn_kingsport_msa.htm

15-Sep-09



City of Kingsport

OCCUPATION 2000 2008
Change in 
Number

Change in 
%

Civilian employed population 16 years and over 17,638 100.0% 20,035 100.0% 13.6% 0.0%

Management, professional, and related occupations 6,002 34.0% 6,633 33.1% 10.5% -0.9%

Service occupations 2,685 15.2% 3,018 15.1% 12.4% -0.1%

Sales and office occupations 4,852 27.5% 5,286 26.4% 8.9% -1.1%

Farming, fishing, and forestry occupations 31 2.0% 0 0.0% -100.0% -2.0%

Construction, extraction, maintenance and repair occupations 1,612 9.1% 1,844 9.2% 14.4% 0.1%

Production, transportation, and material moving occupations 2,456 13.9% 3,254 16.2% 32.5% 2.3%

INDUSTRY 2000 2008
Change in 
Number

Change in 
%

Civilian employed population 16 years and over 17,638 100.0% 20,035 100.0% 13.6% 0.0%

Agriculture, forestry, fishing and hunting, and mining 73 0.4% 86 0.4% 17.8% 0.0%

Construction 1,365 7.7% 1,378 6.9% 1.0% -0.8%

Manufacturing 3,651 20.7% 3,788 18.9% 3.8% -1.8%

Wholesale trade 658 3.7% 764 3.8% 16.1% 0.1%

Retail trade 2,389 13.5% 2,350 11.7% -1.6% -1.8%

Transportation and warehousing, and utilities 515 2.9% 744 3.7% 44.5% 0.8%

Information 341 1.9% 348 1.7% 2.1% -0.2%

Finance and insurance, and real estate and rental and leasing 981 5.6% 1,536 7.7% 56.6% 2.1%

Professional, scientific, and management, and administrative and 
waste management services 1,206 6.8% 1,312 6.5% 8.8% -0.3%

Educational services, and health care and social assistance 3,303 18.7% 4,800 24.0% 45.3% 5.3%

Arts, entertainment, and recreation, and accommodation, and food 
services 1,771 10.0% 1,736 8.7% -2.0% -1.3%

Other services, except public administration 907 5.1% 813 4.1% -10.4% -1.0%

Public administration 478 2.7% 380 1.9% -20.5% -0.8%



How far we've come in 8 years

City of Kingsport, Tennessee

EDUCATIONAL ATTAINMENT
2000 

Census

% of City 
Population 

25 years 
and over 2008

% of City 
Population 

25 years and 
over

Net Change in 
Number of City 

Residents 25 
years and over

% Change in 
Number of City 

Residents 25 
years and over

Population 25 years and over 31,971 100% 33,950 100% 1,979 6.2%
Less than 9th grade 3,533 11.1% 2,808 8.3% -725 -20.5%
9th to 12th grade, no diploma 3,995 12.5% 3,167 9.3% -828 -20.7%
High school graduate (includes equivalency) 9,299 29.1% 11,378 33.5% 2,079 22.4%
Some college, no degree 5,914 18.5% 5,792 17.1% -122 -2.1%
Associate's degree 1,676 5.2% 2,651 7.8% 975 58.2%
Bachelor's degree 4,785 15.0% 5,384 15.9% 599 12.5%
Graduate or professional degree 2,769 8.7% 2,770 8.2% 1 0.0%
*Source: 2000 Census, 2006-2008 American Community Survey

Then and Now
1999 

Summit 2008
College degree or higher        18% 24%
Median age 42.3 41.9
Over 65 21% 15%
Median Family Income $30,279 $50,076

How far we have to go….
City of 

Kingsport
Sullivan 
County

Hawkins 
County

State of 
Tennessee

United 
States

Less than 9th grade 8.3% 7.6% 11.6% 7.1% 6.4%
9th to 12th grade, no diploma 9.3% 10.4% 12.3% 11.1% 9.1%
High school graduate (includes equivalency) 33.5% 34.2% 38.6% 33.7% 29.6%
Some college, no degree 17.1% 20.2% 20.3% 20.1% 20.1%
Associate's degree 7.8% 7.8% 5.7% 5.8% 7.4%
Bachelor's degree 15.9% 13.2% 7.6% 14.4% 17.3%
Graduate or professional degree 8.2% 6.7% 3.9% 7.7% 10.1%



Kingsport Retail Sales Tax Collections
July-February YTD 2001-2010

Source: City of Kingsport Finance Department, February 2010

$17,000,000

$17,500,000

$18,000,000

$18,500,000

$19,000,000

$19,500,000

$20,000,000

$20,500,000

$21,000,000

2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 



City of Kingsport
Sales & Use Tax Categories

July-December 2009

% of Change

FY05 FY06 FY07 FY08 FY09 FY10 Over FY09

03. Construction 173,356 205,075 195,002 227,048 232,188 209,212 -9.90%

04. Manufacturing 654,248 781,901 1,527,689 1,549,641 1,762,497 1,365,942 -22.50%

06. Communications 75,283 125,182 32,583 20,506 35,671 49,451 38.63%

07. Electric Gas Sanitary Services 57,412 54,383 98,873 62,868 64,117 57,150 -10.87%

08. Wholesale Trade 548,453 575,036 643,450 629,877 682,229 545,734 -20.01%

09. Building Materials 1,110,231 1,144,563 1,122,466 1,154,479 1,113,480 1,039,997 -6.60%

10. General Merchandise Stores 3,644,622 3,593,866 3,726,965 3,418,808 3,478,544 3,336,198 -4.09%

11. Food Stores 929,214 1,103,403 1,183,819 1,158,386 1,274,207 1,218,703 -4.36%

12. MV Dealers and Service Stations 897,472 947,320 1,021,421 1,021,616 970,210 961,068 -0.94%

13. Apparel Stores 484,241 623,840 575,538 617,009 608,488 587,626 -3.43%

14. Furniture Stores 393,666 469,479 408,964 448,110 426,292 231,282 -45.75%

15. Eating and Drinking Places 1,724,082 1,820,720 1,945,204 2,028,856 2,065,056 2,070,407 0.26%

16. Misc. Retail 882,173 994,434 1,000,836 1,005,714 1,216,334 1,286,060 5.73%

18. Services 1,426,348 1,117,317 1,114,145 1,039,248 952,424 882,125 -7.38%

19. Public Services and Non-classified 19,060 108,353 73,933 86,062 80,157 88,085 9.89%

Total 13,019,861 13,664,870 14,670,886 14,468,228 14,961,894 13,929,039

-45.75%

-22.50%

-6.60%

-4.09%

5.73%

-.094%

0.26%

Doubled 
since 
2005

20% 
increase 
since 
2005



Results:  5-Year House Price Appreciation 
Source: FHFA.gov First Quarter 2010

+28.77% Asheville, NC

+24.27% Kingsport-Bristol, TN-VA
+23.53% Roanoke, VA

+23.19% Johnson City, TN

+20.01% Knoxville, TN

+18.12% Myrtle Beach-North Myrtle Beach-Conway, SC

+18.10% Nashville-Murfreesboro-Franklin, TN

+16.84% Raleigh-Cary, NC

+16.73% Greenville-Mauldin-Easley, SC

+16.10% Columbia, SC

+16.07% Charleston-North Charleston-Summerville, SC

+14.77% Charlotte-Gastonia-Rock Hill, NC-SC

+13.72% Chattanooga, TN-GA

+12.42% Anderson, SC

+11.42% Lexington-Fayette, KY

+10.74% Spartanburg, SC
+4.53% Memphis, TN-MS-AR



Unemployment (U.S., State, 
Metro & County Data)* 2005 2010 Change 2005-2010

Kingsport City 11.5% 11.8% 0.3%

Bristol (TN) City 6.6% 9.6% 3.0%

Oak Ridge City 5.9% 9.1% 3.2%

Johnson City 5.9% 9.5% 3.6%

Sullivan County 6.5% 10.3% 3.8%

Washington County 5.9% 9.8% 3.9%

Kingsport-Bristol MSA 6.4% 10.4% 4.0%

Tri-Cities CSA 6.4% 10.5% 4.1%

Johnson City MSA 6.4% 10.7% 4.3%

Hawkins County 7.6% 12.2% 4.6%

Carter County 7.0% 11.6% 4.6%

U.S. 5.7% 10.6% 4.9%

Tennessee 6.6% 11.5% 4.9%

Morristown City 8.8% 14.0% 5.2%

Greene County 9.5% 16.6% 7.1%



How do we compare to the rest of Tennessee?



Demographics 1990-2008

Population increased from 36,365 to 47,356

30.2% increase in population

10,991 population increase (if incorporated, would be 6th largest city in NETN or SWVA)

Race

93% White in 2008, down from 94.8% in 1990

White population increased 27.7%

3.7% African-American in 2008, down from 4.4% in 1990

African-American population increased 9.7% to 1,767 total

1.1% Hispanic in 2008, up from 0.3% in 1990

Hispanic population tripled to 380 total

1% Asian in 2008, up from 0.6% in 1990

Asian population doubled to 435 total

Age

Median age decreased from 42.3 to 41.9

Population under 5 yrs of age increased 33.0% to 2,877

Population over 65 years of age increased 27.8% to 9,284



Social and Economic Characteristics

Social characteristics

Bachelor's degree or higher increased 57.5% to 8,148

Foreign born population increased 79.1% to 901

Population 16-64 with a disability increased from 3,550 in 1990 to 10,654 in 2000

Economic characteristics

Labor force grew by 5,695 (or 35.9%) to 21,551

Median family income = $50,076 (up from $30,279 in 1990)

Families below poverty level = 14% (down from 14.3% in 1990)

Individuals below poverty level = 17.7% (down from 18% in 1990)

Manufacturing employment decreased 11.4% to 3,788 (or 18.9% of all jobs)

Education and healthcare employment doubled to 4,800 (or 24% of all jobs)



Housing Characteristics 1990-2008

Housing characteristics

Median value of owner-occupied homes is $103,300 (up from $55,400 in 1990)

6,859 housing units were added from 1990 to 2008 (an increase of 41%)

63.4% of housing units are owner-occupied (up from 58.7% in 1990)

36.6% of housing units are renter-occupied (up from 34.6% in 1990)

More than 50% of homes were built prior to 1969

1,457 single-family attached (condo) units existed in 2008 (up from 504 in 1990)

55% of all householders moved into their home since 2000

1,154 homes are valued over $300,000 (up from 38 in 1990)

15 homes are valued over $1,000,000

1/3 of all homeowners spend more than 25% of their gross income on homeownership



The Future



Kingsport Press 2008
(from Sullivan Street)



$18.5-$24 million redevelopment
Former Book Printing Factory
Downtown Kingsport
70,000 new medical visits per year

The 
Future



The Future: Kingsport Press



The Future:  RiverWalk

20 year phased 
master plan

First 5 years:

$9 million in public 
improvements

$23 million in 
private investments



The Future:  Aquatic Center
► $15 million

► Fitness, Competition, Wellness, Leisure

► Zero depth entries, ADA accessible

► Family/assisted changing rooms

► Indoor-Outdoor

► All ages and abilities

► Collocated with new YMCA



The Future: Kingsport Public Library Expansion



The Future:  Loft Incentive

► Level playing field

► Compared to new 
“greenfield” residential

► Defrays expense of 
secondary access/egress 
to 2nd & 3rd floor living 
spaces

► Lessens economic hardship 
of sprinkler installation

http://www.facebook.com/photo.php?op=1&view=all&subj=47716714849&aid=-1&pid=40495824&id=9400336&oid=47716714849


The Future: Bays Mountain Master Plan

Low Course
Larger groups & disabilities

Cost: $4,500 (10 elements)

Junior Ropes Course & 
Playground

Cost:  $75,000

Odyssey Course
Groups of 4-8 persons

Cost:  $57,500



Jeff Fleming, AICP 
Assistant City Manager for Development

JeffFleming@KingsportTN.gov

mailto:fleming@ci.kingsport.tn.us

